Community Development Authority
Meeting Agenda
Friday, November 4, 2022 at 9:00 a.m.
Village Hall Committee Room
3930 N. Murray Ave., Shorewood, WI 53211

Join Zoom Meeting:
https://us02web.zoom.us/j/82446162119?pwd=RkpNN2pkdHI5VVpZYkxJSGIyVUZ0dz09
You may also join the meeting via toll free phone number: 1-312-626-6799
Meeting ID: 824 4616 2119
Passcode: 978087
1. Call to order.
2. Consider August 24, 2022 meeting minutes.
3. Update on rental offense strategies.
4. Adjournment.

DATED at Shorewood, Wisconsin, this 28th day of October, 2022 at 4:00 p.m.

VILLAGE OF SHOREWOOD
Toya Harrell, Village Clerk

Should you have any questions or comments regarding any items on this agenda, please contact the Village Manager’s Office at 8472701. It is possible that members of and possibly a quorum of members of other governmental bodies of the municipality may attend the
above stated meeting to gather information; no action will be taken by any governmental body at the above stated meeting other than the
governmental body specifically referred to above in this notice. Upon reasonable notice, efforts will be made to accommodate the needs
of all individuals

Community Development Authority
Meeting Minutes
Wednesday, August 24, 2022 at 9:00 a.m.
DRAFT
Present: Jessica Carpenter, Mike Dawson, Jon Krouse (Chair), Joe LeSage, Tr. Kathy Stokebrand and
Wesley Warren
Excused: Tr. Arthur Ircink
Also present: Teig Whaley Smith, Kori Schneider Peragine (virtual), Village Manager Rebecca Ewald;
and Planning & Development Director Bart Griepentrog
1. Call to order.
The meeting was called to order at 9:08 am.
2. Consider June 3, 2022 meeting minutes.
Ms. Carpenter moved to approve the minutes, as drafted; seconded by Mr. Warren. Tr. Stokebrand
indicated that she would send non-substantive edits to staff for incorporation. Vote 6-0.
3. Presentation by Community Development Alliance Executive Director Teig Whaley-Smith:
Consider goals and strategies for rental offence approach for affordable housing.
Mr. Whaley Smith started his presentation by noting that stable housing can improve dropout rates,
reduce crime, increase employment, and improve health. He said these factors were important in
understanding why quality, stable housing is critical. He noted that many people think that stable
employment leads to these positive outcomes, but Mr. Whaley Smith pointed out that housing is the
first step.
Mr. Whaley Smith noted that communities and organizations that have made the most positive impact
share a common agenda. He stated that his organization is utilizing Milwaukee’s Collective Affordable
Housing Strategic Plan. He detailed the numerous partners that have committed to the goal of
“advancing racial equity by providing a quality affordable home for every Milwaukeean,” including
Milwaukee County, City of Milwaukee, numerous foundations and non-profits and neighborhood
liaisons.
Mr. Whaley Smith stated that increasing homeownership within Milwaukee’s Black and Latino
populations was an objective. He stated that 32,000 new homeowners in those demographics need to
be created to achieve equity. He noted this number was significant and that the problem had developed
over decades and would take a long time to address. He also stated that predatory acquisition is
negatively impacting this figure.
Mr. Whaley Smith noted that on the rental side of the picture the numbers of affordable units needed
was the same. He detailed that affordable housing relates to when a home is available for 30% of a
family’s income. He noted that if costs exceed that, money for other aspects of routine expenses like
transportation costs, food or medical care is reduced. He exampled that a daycare worker, healthcare
aide or warehouse worker making $12 an hour could afford rental housing at $650 per month or a
$45,000 home. He noted that there are a substantial number of people in this wage range. Teachers,
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firefighters and postal carriers making $24 an hour could afford rental housing at $1,250 per month or a
$100,000 home. An architect or professor making $40 an hour could afford rental housing at $2,500 per
month or a $240,000 home. He said it was important to understand and talk specifics when related to
housing. He cautioned using the term “workforce” housing because it was vague and could actually
relate to all sectors of the workforce, including CEOs.
Mr. LeSage noted that homeownership opportunities at any of the levels detailed by Mr. Whaley Smith
were unlikely in Shorewood and reiterated his suggestion that rental assistance made the most sense.
Mr. Whaley Smith noted that a lack of homeownership opportunities increases rental demand and
pricing.
Mr. Whaley Smith pointed out that demographics related to income have huge impact in relation to
Black and Latino families. He noted that the big number that needs to be solved for relates to
households making between $12-$24 an hour of which there are 26,000 Black and Latino households
in Milwaukee. Solving for the other demographics would have less of an impact on those populations.
He shared a graphic that showed the number of units available in Milwaukee County per the level of
monthly rent that households can afford. It showed a clear deficiency in units under $650 per month. He
also noted that due to a lack of homeownership opportunities households on the other end of the
spectrum are being forced into the rental market, which explains current demand for building rental
units above $2,000 per month. He presented a similar graphic specific to Shorewood that showed the
same deficiencies and expanded those statistics to show that persons of color in Shorewood are most
likely to be impacted on the lower rent end of the spectrum. He noted that providing supplemental rent
assistance to “buy down” the rental cost of existing units was a strategy option.
Mr. Whaley Smith discussed Low Income Housing Tax Credits (LIHTC) as an available tool to fund the
development of affordable housing but pointed out that it is most often used to build projects that serve
demand in the middle of the range. He suggested that collective action could be used to change the
funding formulas to meet demands at the lower range of incomes. Mr. Whaley Smith noted that suburbs
like Shorewood score well for awarding credits, but that Shorewood lacks available land for such
projects. He suggested that TIF extension funds could be utilized to purchase land for a developer to
build a project. He stated that credits are awarded annually, and projects typically take three years to
develop. He noted that the tax credits may also be used to fund renovation of existing structures, but
not for rental assistance.
Mr. Whaley Smith noted that Shorewood’s gap of units les than $650 represented approximately 432
units. He stated that in order to build itself out of the problem, the Village would need to expand its
housing supply by 8%.
Chair Krouse noted that the cost of new construction is too expensive for the creation of affordable
housing units and pointed to modern building code regulations. Mr. Whaley Smith noted that design
requirements, density limits and off-street parking also impact the cost of new development.
Mr. Whaley Smith offered three strategy questions. What is your goal for available units, by cost and
type (1, 2 or 3 bedrooms)? Where will these units be located (new or existing units)? Which criteria will
you use to select your tactics (racial equity, cost effectiveness, leveraging, impacts on density,
opportunity, risk)? He suggested that the CDA create a decision matrix to help it come to a consensus.
He noted that strategies for developing new units could be integrating units into new construction,
acquiring land for new construction or building a new development (public housing). He suggested that
strategies for utilizing existing units could include vouchers for individual tenants to find their own units,
contracting for affordable units within existing housing (project-based) or acquiring units. He provided a
proposed decision matrix of these options for illustrative purposes. He also illustrated that a decision
matrix could be further developed for whichever strategy is chosen.
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4. Provide direction on the next step for rental offense strategy.
Members of the CDA expressed appreciation of the concept of evaluating strategies through a decision
matrix.
Kori Schneider Peragine offered additional perspective on individual vouchers. She noted that this
strategy can be used for achieving integration and alleviating racial disparities. She stated that
individual vouchers were designed as an alternative to public housing to offer increased access to
neighborhoods, whereas public housing was concentrated within a building. She noted that has not
been fully realized and that vouchers remain concentrated in certain areas. She noted that the full
amount of vouchers available to the City of Milwaukee, which can be utilized throughout the county, are
not being granted because they cannot find enough landlords to accept them. She stated that 90% of
voucher recipients are families of color. She noted that Shorewood’s TIF extension funds could be
utilized to incentivize landlords in Shorewood to accept these available vouchers. She noted that the
existing $1,400 payment standard for 3-bedroom units in the 53211 ZIP code is being reevaluated and
may be increased to $1,872 to more closely align with existing rental market rates, which would make
utilization of the voucher more reasonable in Shorewood. She also stated that the Housing Authority of
the City of Milwaukee would retain administration of the voucher, including certification and income
verification.
Chair Krouse questioned why landlords would be hesitant to accept voucher recipients. Ms. Schneider
Peragine noted that accepting vouchers required an inspection, which she did not believe was onerous.
She stated that sometimes there is a delay in receiving the first payment and suggested that a program
could be designed to bridge that gap or incentivize security deposits. She also noted that some
landlords were misinformed about who receives vouchers and how they would treat their property. She
said that statistically these concerns were proven to not be true and pointed out that households that
damage units would lose their voucher, so they had a lot to lose. She noted that some communities
create “risk mitigation funds” to cover these occurrences in the rare event they happen. She said some
landlords are generally hesitant to enter into agreements with the government. Lastly, she noted that
the rent standards are often not high enough in certain markets, which she stated was a legitimate
issue.
Mr. LeSage suggested that finding additional landlords to accept these vouchers in Shorewood was
possible. He stated that the TIF extension funds could be utilized to pay the difference of the payment
standard, and the market rate rent of the unit. Ms. Carpenter noted that she’s heard from smaller
landlords that taxes were an issue and rents needed to be defined at certain levels to keep their
properties financially functional. She questioned if voucher recipients could sign longer-term leases as
an incentive to rent to them. Ms. Schneider Peragine noted that the housing authority only does oneyear leases. Chair Krouse stated that leases with longer terms fall under a commercial lease code.
Tr. Stokebrand noted that working with existing units seemed desirable because it would not increase
density and the issues, such as traffic and parking, that are associated. Chair Krouse stated that
assumed that there actually were traffic or parking issues. Mr. LeSage believed that for every one
complaint there were 100 people who did not care. Tr. Stokebrand noted that as an elected official she
had to think about them. She noted the limitations of believing that everyone would bike or could take
transit to where they needed to go.
Mr. Whaley Smith noted that strategies were not mutually exclusive and more than one could be
worked on at a time. Regarding the suggested strategy of “topping off” rent payment on vouchers to
landlords, he noted it would be worth confirming what it would take for both recipients and landlords to
make the program work. He also noted that acquiring property either through the funds or through a
partner could help control rental costs.
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Mr. Warren noted he was a bit hesitant to take on property acquisition based on our size and suggested
starting with vouchers made sense. Ms. Dawson agreed and referenced our great resource of existing
rental units. She suggested the need to reach out to existing landlords to talk about the advantages of
partnering with us. Village Manager Ewald questioned how the Village could make sure that landlords
would not increase their rents to get more money from the program and whether the guest speakers
were aware of an existing “top off” program elsewhere. Mr. Whaley Smith said that programs certainly
did exist and noted that landlord accountability is typically handled through audit. He also suggested
that a bigger concern would be whether landlords would participate if they can already get market rent
without the program.
(Mr. Warren left the meeting but rejoined by phone.)
Mr. LeSage questioned if the Village should also require all new developments to include affordable
housing units as a parallel strategy. It was noted that inclusionary zoning was prohibited in Wisconsin,
but that the Village could require the inclusion of affordable units if it controlled the land or provided
other financial assistance, such as TIF.
Chair Krouse suggested that there was a desire to do something sooner rather than later and noted
that money has already been set aside. He asked if anyone was ready to make a motion to recommend
next steps to the Village Board. Mr. LeSage questioned what Mr. Whaley Smith would recommend. Mr.
Whaley Smith utilized the analogy of when corporations are doing well they buy back their stock and
suggested that if the community was willing to grow/develop that the Village should seriously consider
purchasing land for the purpose of developing affordable housing. Village Manager Ewald added that
other organizations, such as WHEDA, and developers have suggested the same. Mr. Whaley Smith
also suggested that exploring how to expand the use of vouchers in Shorewood was also something
that needed to be pursued.
Ms. Dawson noted it would be good to continue pursuing affordable options with the two developments
that are expected to be constructed soon. Chair Krouse agreed and stated that efforts should be aimed
both at existing and currently planned housing units. Tr. Stokebrand stated that the efforts should focus
on integration rather than a development made up solely of affordable units. Ms. Carpenter agreed.
Ms. Carpenter moved to explore the creation of a voucher program creating affordable units within
existing and currently planned rental units; seconded by Ms. Dawson. Village Manager Ewald noted
that Village staff does ask all developers to consider the inclusion of affordable units, and that Three
Leaf Partners have expressed interest, but Wimmer Communities has not. Chair Krouse suggested that
if these two developments go well that additional development requests will be brought to the village.
Mr. LeSage suggested exploring the issuance of a request for proposals from developers to let them
know that we are interested in attaining affordable housing. Chair Krouse agreed and stated it would be
good to get the Village Board to adopt an official strategy to build that from.
(Ms. Carpenter left the meeting.)
Tr. Stokebrand questioned why developers are not currently approaching the Village with these types of
projects. Director Griepentrog suggested it was difficult to imagine a developer approaching us until we
knew what our chosen strategy was. He noted that developers have approached the Village asking if
there was land available for a LIHTC application, but without acquiring additional land that the only real
options at the moment would be Village-owned parking lots. Tr. Stokebrand noted the vacant lot at the
corner of N. Oakland Ave. and E. Marion St. Mr. LeSage also suggested that combining the lots of the
former PNC Bank and Einstein Bagels and vacating the portion of roadway in between could be
feasible. Chair Krouse stated that if the Village could identify a cohesive strategy developers would
respond, but he did not believe we had that yet.
As Ms. Carpenter was no longer in the meeting, it was requested that someone else consider providing
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a motion. Tr. Stokebrand moved to recommend the Village Board consider creating affordable units
within existing and currently proposed rental units through exploration of the creation of a voucher
program; seconded by Ms. Dawson. Vote 5-0.
Village Manager Ewald noted that the recommendation would be presented to the Village Board at their
September 6th meeting.
5. Adjournment.
Ms. LeSage motioned to adjourn the meeting at 10:48 am; seconded by Tr. Stokebrand. Vote 5-0.
Respectfully submitted,
Bart Griepentrog, AICP
Planning & Development Director
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VILLAGE OF SHOREWOOD

REPORTS AND PRESENTATIONS TO THE COMMUNITY DEVELOPMENT AUTHORITY
Agenda Item: Update on rental offense strategies.
Date: November 4, 2022
Presenter: Rebecca Ewald, Village Manager
Department: Village Manager’s Office
History – Please include a timeline of historical relevant events related to this agenda item. This may

include previous Village Board action, policies, planning documents, etc. If able, hyperlink to previous
agenda packets (include page number) to reference information. If there is no relevant history, N/A
should be entered in this space.

1. March 15, 2021 – Village Board approved the extension of TID 1 for purposes of affordable
housing, collaborating with Milwaukee County Office on African American Affairs and the
Metropolitan Milwaukee Fair Housing Council.
2. June 4 – the CDA agreed to start by educating the membership and community on the regional
issue of affordable housing. Staff will be working on a series of educational presentations that
will be recorded and share on the Village website so the community to learn and engage in the
CDA’s journey.
3. Session 1 - July 9, 2021 @ 8:30 a.m. Milwaukee County Strategic Plan for Racial Equity
PRESENTERS: Isaac Rowlett, MKE Director of Strategic Initiatives. Jeff Roman, MKE
Director of African American Affairs
THEME: Regional Approach to County-wide equity.
HOST: Village of Shorewood Community Development Authority
WATCH – CDA meeting with presentation.
VIEW – PowerPoint Slides.
READ – CDA meeting packet introducing presentation.
4. Session 2 - August 10, 2021 @ 9:00 a.m. Community Development Alliance
PRESENTERS: Teig Whaley-Smith, CDA Executive Director, Gina Stilp, Executive Director,
Zilber Family Foundation & Chair, CDA Executive Committee
THEME: Private Collaborative Addressing Affordable Housing in the City of Milwaukee
Area
HOST: Village of Shorewood Community Development Authority
WATCH – CDA meeting with presentation.
VIEW – PowerPoint Slides.
READ – CDA meeting agenda and materials.
5. Session 3 - September 14, 2021 @ 6:30 p.m. Affordable Housing 101: What You Need to Know
About Affordable Housing Opportunities & Challenges.
PRESENTER: Reggie Jackson, Nurturing Diversity Partners
THEME: Exploring the topic of affordable housing's history, the opportunities presented
by creating affordable housing and the challenges of making that happen. We will
provide common language to help attendees have productive conversations about the
topic. Examples from around the country, as well as locally, will give us background on
the difficulties communities face when trying to provide affordable housing.
HOST: Shorewood Library and the Shorewood Senior Resource Center
WATCH – No recording will be available.
VIEW – PowerPoint Slides.
READ – Resources for Future Learning on Affordable Housing.

6. Session 4 – October 27, 2021 @ 10:00 a.m. Shorewood Housing Market Study and Need
Analysis - 2020
PRESENTER: Julia Smith, Novogradac
THEME: Review of the Village housing market, needs including affordable housing data,
feedback and recommendations.
HOST: Village of Shorewood Community Development Authority
WATCH – CDA Meeting and presentation.
VIEW – Power Point Slides.
READ – Shorewood Housing Market Study and Needs Analysis – 2020.
7. Session 5 – November 9, 2021 @ 6:30 p.m. Understanding Racism as a Threat to Public Health
PRESENTERS: Reggie Jackson, Nurturing Diversity Partners, Dr. Fran Kaplan
THEME: Presenters will expand our understanding of racism as a social determinant of
health locally, regionally and nationally; they will examine how successful public health
campaigns have made our lives better by moving us beyond longstanding but unhealthy
cultural practices; and they will increase your desire for and ability to work towards
racial equity in your sphere of influence.
HOST: Shorewood Public Library and Shorewood Senior Resource Center
WATCH – No recording will be available.
VIEW – No Power Point Slides are available.
READ – Resources for Further Learning from Nurturing Diversity Partners.
8. Session 6 – November 18, 2021 @ 6:00 p.m. The Impact of Affordable Housing
PRESENTERS: Kori Schneider Peragine, Metropolitan Milwaukee Fair Housing Council,
Ana Simpson, Wisconsin Housing and Economic Development Authority
THEME: This session creates a community forum to talk about the impacts of affordable
housing. The first 30-45 minutes will consist of guest speakers who will provide an
introduction on affordable housing. After the presenters, there will then be a 75-minute
open forum offering residents a chance to express their thoughts and questions around
affordable housing. Community members may also decide to ask the speakers direct
questions to learn more about affordable housing. This discussion will be moderated by
Frank Cumberbatch.
HOST: Village of Shorewood Human Relations Commission and Community
Development Authority
WATCH – Video recoding is here for viewing.
VIEW – This event will be virtual, call in information will be available on the Village's
meeting calendar.
READ – To be determined.
9. Session 7 – December 1, 2021 @ 9:00 a.m. Zoning for Affordable Housing
PRESENTERS: Susan Henderson, 2nd Principal at PlaceMakers, LLC, Taylor Graybehl, City
of Eau Claire Associate Planner, Curt Witynski (moderator), Deputy Executive Director
for the League of Wisconsin Municipalities
THEME: In 2021, the League of Wisconsin Municipalities teamed up with the Congress
for New Urbanism (CNU) to prepare a guidebook to help Wisconsin cities and villages
make small, incremental changes to their zoning codes to better enable the location of
workforce housing within their communities. In this workshop, CNU faculty will describe
the project and discuss a few of the zoning code changes the guidebook will
recommend. A planner from the City of Eau Claire will speak about their city's
participation in the project and zoning changes the city is considering to enable the
creation of more affordable housing.

HOST: Village of Shorewood Community Development Authority, at the League of
Wisconsin Municipalities Conference
WATCH – Video recording is here for viewing.
VIEW – Incremental Code Reform: Enabling Better Places - Zoning for Affordable
Housing
READ – The Village is currently undertaking a Commercial Zoning Update.
10. Session 8 - February 24, 2022 @ 6:00 p.m. System Change and How It Relates to Affordable
Housing
PRESENTERS: Sam Coleman, Shorewood School District, Frank Cumberbatch, Bader
Philanthropies Inc., Kevin Newell, Royal Capital Group LLC
THEME: Presenters educate the community on thinking strategically across institutions,
not in a vacuum. Humans exist and span across spaces. Deliberate, intentional processes
that foster new systems of inclusiveness are needed in all environments. These are not
easy systems to breakdown, but we need to start, be purposeful and adopt a strategy
for doing so.
HOST: Village of Shorewood Community Development Authority
WATCH - Video recording is here for viewing.
11. June 3, 2022 – the CDA recommended pursuing the affordable housing rental offense strategy.
12. June 20, 2022 – the Village Board agreed to purse the affordable housing rental offense strategy
and requested the CDA to review specific action plans associated with this approach.
13. August 24, 2022 – the CDA recommended the Village Board consider creating affordable units
within existing and currently proposed rental units through exploration of the creation of a
voucher program.
14. September 6, 2022 – the Village Board agreed to pursue exploring vouchers as a strategy.
___________________________________________________________________________________
Agenda Item Discussion – Please provide a summary of the agenda item along with bullet points
highlighting the main items and key issues to be discussed.
Over the last month the Village has continued to explore housing vouchers and other opportunities.
Here is a recap of what opportunities may be available as we move forward:
Vouchers – The Housing Authority of the City of Milwaukee (HACM) is willing administer housing
vouchers for Shorewood, but additional consultation with the program manager is required. HACM
recently adopted a higher payment standard for rental units in the 53211 ZIP code. This will make
renting in Shorewood more attainable for people with rent assistance. Finding landlords with available
units in Shorewood that will accept vouchers remains as a hurdle. HACM recently hired a new navigator
that will be increasing the identification of available properties and partnerships with landlords to
participate in the voucher program. Attached is a handout that describes efforts of housing authorities
to attract and retain landlord participants in the program.
2bedroom

3bedroom

4bedroom

53129

$1,272

$1,620

$1,764

53207

$1,224

$1,560

$1,692

53213

$1,296

$1,644

$1,800

53226

$1,356

$1,728

$1,884

53228

$1,500

$1,908

$2,076

53211

$1,476

$1,872

$2,040

Foreclosed Properties - Milwaukee County connected with the Village to share their intentions to utilize
ARPA funding to rehabilitate tax foreclosed properties and sell them affordably to first time home
buyers. The Village has one tax foreclosed duplex south of the Downer Mobil that will be rehabilitated
by Milwaukee County for this purpose. The County will be utilizing the Ezekiel Hope program to
rehabilitate the home.
Community Land Trusts (CLT) - In addition, Milwaukee County will be slowly exploring CLTs. Staff was
supportive of the County leading this exploration, as a county-wide land trust would be beneficial for the
Village to tap into, as opposed to creating its own. CLTs attempt to meet the needs of residents who
are locked out of the homeownership market. They do this by acquiring residential properties and
selling the house, but not the land on which the house sits, to eligible buyers, which lowers the price.
The homeowners lease the land from the land trust and agree to sell the home at a restricted price to
keep it more affordable in perpetuity. There is currently a CLT non-profit in the city of Milwaukee.
Economic Mobility to Milwaukee Suburbs – On October 21, 2022 Milwaukee County released an RFP to
increase available affordable multi-family housing units in suburban communities in Milwaukee County.
The Village can learn from the County application and process, as we hope to evaluate public assistance
requests from developers for affordable housing. In addition, the County program could also spur
additional interests for affordable housing development in our community.
Three Leaf Public Assistance Request – In mid-October, Three Leaf relayed they would be submitting a
public assistance request for TIF extension funds for affordable housing within their project at 2420 E.
Capitol Dr. When the Milwaukee County RFP was released the next week, Three Leaf updated that they
will be submitting applications to both the County and the Village, pursing a collaborative partnership
between three entities. When the request is received, the CDA and Village Board will utilize Policy 40 Tax Increment District (TID) Creation & Tax Increment Financing Assistance. Three Leaf's application will
be the first application to use the new Policy 40 application process, as the same evaluation process may
be utilized for requests for TID #1 extension funds.
Staff will pivot to the processing of the application and resume further exploration of the opportunities
above at conclusion of the application process.

Community and Business Outreach – If applicable, did you notify the community groups and
businesses that are directly impacted by this agenda item. Please specify in attached
communication plan how community groups and businesses will be informed of action after
Village Board consideration.
____ Yes

__X___ No

If Yes, identify how and what community groups and businesses were notified.
Action Required / Recommended – Please include the recommended motion or possible actions for

this agenda item.

This is an update only. No action is required at this time.

Attachments – Please list the following attachments and supporting documents for this agenda item.

Some attachments may be hyperlinked. Include Fiscal notes, if applicable, as the first attachment
following this memorandum. Attachments may include: agreements/contracts, presentation materials,
letters, service proposals, etc.
1. Monetary Incentives and Reimbursements, Landlord Guide

EDUCATION AND OUTREACH
MONETARY INCENTIVES AND REIMBURSEMENTS
STRATEGY: MONETARY INCENTIVES AND REIMBURSEMENTS
Payments, usually one-time, that may encourage participation in the HCV program, or may
mitigate perceived risk of being an HCV landlord.

Who: All PHAs regardless of size and/or location.
effective in competitive rental markets.

This strategy tends to be particularly

Cost: $ $$ $$$ Minimal to high, depending on source of funding.
Implementation Considerations:
LOW
MEDIUM
DIFFICULT
Monetary Incentives and
Reimbursements
PHA Process Improvements
PHA Process
Improvement
Increase Recruitment
Increase Retention
Improve Responsiveness
Improve Tenant-Landlord
Relationship
Improve Inspections
Process
Minimize Bureaucracy

Monetary
Incentives and
Reimbursements

X
X

Related strategies:
• Partnerships
WHAT THIS IS AND WHY IT WORKS:
Monetary incentives and reimbursements
for landlords can be used to respond to
reluctance to join the HCV program by
addressing delays in leasing and costs
for repairs.
While there are many tools a PHA can
use to encourage program participation,
monetary incentives and reimbursements
are often more visible to landlords.

The contents of this document, except when based on statutory or regulatory law or as incorporated into a contract, do not have the force and effect of law and
are not meant to bind the public in any way. This document is intended only to provide clarity to the public regarding existing legal or contractual requirements
or agency policies.
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OVERVIEW OF MONETARY INCENTIVES AND REIMBURSEMENT FUNDS
Sample Incentive or Reimbursement

Targeted Issue

Signing Bonus: Offers a financial reward to the landlord for
joining the program or for adding more units to the program.
UNIT VACANCY/FINANCIAL LOSS

Vacancy Fund: Can offset the financial burden of a unit sitting
vacant and awaiting initial inspection.
Security Deposit: Assistance with a security deposit, while
provided to a voucher family, also serves as a way to reduce
landlord concerns about damage and repairs above and beyond
normal wear and tear.

DAMAGES TO UNITS

Damage or Mitigation Fund: Vacancy and damage mitigation
funds can be used in certain circumstances to repay a landlord
for losses incurred as a result of a program-related delay or
damage to a unit above and beyond normal wear
and tear.
Rehabilitation: While not targeted to address damages, funds
to improve units can help landlords maintain and improve their
housing stock.

In addition to any financial benefit these
incentives and reimbursements offer, landlords
recognize them as a symbol of support for
some of the financial burdens posed by renting
housing. Damage claim or damage mitigation
funds may be administered by a PHA, but are
more likely to be funded and operated through
other entities. This may be because these
funds tend to be created alongside the passage
of source of income (SOI) legislation to address
landlord concerns. The availability of these
funds alleviates concern for actual or perceived
financial risks regardless of whether the funds
are paid out.
ARE THESE RIGHT FOR MY PHA?
If the PHA wants to increase the number of
landlords it is working with, expand into new
neighborhoods, or address specific landlord
issues, it may wish to explore whether financial
incentives and reimbursements will motivate
landlords to overcome their possible reluctance
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Incentives offer more
than money
While some PHAs noted that their
incentive programs were not frequently
accessed, the existence of the programs
acknowledges the importance of landlords
in the HCV program. The programs
lessened landlord concerns about potential
financial burdens.
to rent to voucher families or satisfy concerns
expressed by landlords. The funding source is
critical to the PHA determining whether such
a program will be a good fit. The PHA may
wish to directly fund and administer financial
incentives or reimbursements based on careful
analysis of any grant or funding restrictions.
The PHA may also work with or refer landlords
to other organizations that fund and administer

incentives and reimbursements. These may
include state, county, or local government
entities. Social service nonprofit agencies may
also administer some incentives. It is important
to note that these incentives are often designed
for tenants, including voucher families.
The PHA may decide that implementing
monetary incentives and reimbursements is
the right course of action at a particular point
in time. The PHA may want to monitor funds
expended and levels of landlord participation
to decide whether monetary incentives and
reimbursements will be temporary or will
remain part of the PHA’s toolkit on an
ongoing basis.

IMPLEMENTATION
When considering how to add monetary
incentives or determining what monetary
incentives might be most beneficial, PHAs
should examine the following questions:
How can a PHA identify monetary incentives
that already exist or take steps to assist in the
development of incentives?
• Identify areas of concern that might be
improved or resolved with a monetary
incentive. At what point does a prospective
landlord decide not to work with the HCV
program? Is there a juncture where more
voucher families are unable to use their
vouchers? Why do existing HCV landlords
leave the program?
• At meetings or conference calls, pay
attention to how other PHAs, localities,
or organizations have dealt with similar
issues. Ask those organizations how they
got started.
• See the Partnerships chapter for a
discussion of how to inventory local
organizations and programs, identify
resources, and reach out to link these
programs with the PHA’s landlords and
voucher families.

NOTICE: Websites or forms
related to federal housing
programs and the application process
administered by the PHA for an incentive
program must comply with Section 504 of the
Rehabilitation Act of 1973 and the Americans
with Disabilities Act requirements. The
obligation to ensure web content accessibility
for persons with disabilities includes, but is not
limited to, ensuring that all images, including
graphs and charts, include appropriate alt-text.
If a monetary incentive or reimbursement
program doesn’t already exist, what are steps
a PHA can take to locate funding for such a
program?
• Being a visible entity in the community
can bring unexpected partnerships and
funding sources to a PHA. One PHA
with a highly engaged executive director
and a number of outreach programs
designed to educate and employ PHA
residents regularly received calls from
area nonprofits. These nonprofits had
identified a problem, secured funding,
and developed a program to address it,
but needed a reliable community-based
partner for implementation.

Start the Conversation!
After reaching out to foundations or nonprofit organizations, one PHA noted that
these traditional funding sources held the
misconception that PHAs were adequately
funded. They also hesitated because the
PHA was not a 501(c)(3) organization, unlike
most of their other grantees. The PHA
explained their mission and their eligible
non-profit status, how their goals aligned
and how their funding worked, for example,
administrative funding restrictions. This
education process took about 6 months.
Now they have established formal
relationships with multiple foundations and
have been awarded funding.
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• Developing partnerships and serving on
boards can alert PHAs to funding sources
outside of HUD or known partners. See the
Partnerships chapter for more ideas on
ways to connect to outside funding sources.
• Educating organizations who may not
understand how a PHA is funded, what
restrictions PHAs face in funding, or
how the PHA’s mission aligns with that
of the organization may help open new
funding streams. See the Partnerships
chapter for more information on working
with foundations and other nonprofit
organizations for funding.
The remainder of this strategy will discuss
some of the types of monetary incentives that
PHAs have implemented or located to attract
new landlords and increase satisfaction for
existing HCV program landlords.
PHAs must also carefully consider how to
market their monetary incentives. For example,
if offering a signing bonus for new landlords in
high opportunity areas, PHAs need to ensure
marketing strategies reach low-poverty/high
opportunity markets. In this case, PHAs could
advertise locally or spread the word through
apartment associations or real estate groups.

MONETARY INCENTIVES
AND REIMBURSEMENTS TO
ADDRESS UNIT VACANCY/
FINANCIAL LOSS
SIGNING BONUS
A signing bonus is typically a one-time payment
that the PHA will make to a landlord who has
rented a unit to a voucher family. The PHA
sets the conditions of the payment. It may be
offered to:
• Landlords who have never participated in
the program
• Landlords who may have participated
before but have not participated for a
specific period of time
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• Landlords who rent a unit for the first
time in a low-poverty/high opportunity
neighborhood where voucher families tend
to have a more difficult time finding units
The PHA sets the terms of when during the
tenancy the landlord receives the funds and
whether a landlord may be eligible for an
additional bonus.
VACANCY FUNDS
The process of moving a voucher family into a
rental unit can take longer than the process
of moving a market-rate tenant into a rental
unit. A move-out with excessive tenant damage
may also delay a landlord from moving in a
new tenant in a timely manner. To encourage
landlord participation in assisted housing
programs, vacancy funds provide a monetary
incentive to landlords to compensate for missed
days of rental income. These funds pay the
landlord all or a portion of rent the landlord
would have been able to collect if renting to a
market-rate tenant, but could not receive while
awaiting the move-in of a voucher family. The
incentive is a recognition that the inspection and
paperwork, as well as a move-out with excessive
damage, can slow the move-in process. The
following are ways that three PHAs have
implemented this incentive.
Example 1: One large PHA offers landlords a
range of incentives to house voucher holders
connected with local homelessness programs.
These incentive programs include holding fee
(vacancy incentive), security deposit, and damage
mitigation. The amount the housing authority
can spend on monetary incentive programs for
an eligible client from the county is capped at
$4,500. The holding fee and security deposit
programs are most often used. Landlords are
eligible to receive money for the time it takes
the PHA to process a new client and have them
move in. They can receive up to 1 month’s rent
per vacant unit held, based on the number of
bedrooms and fair market rent. Landlords
receive money even if a tenant does not move in.
The landlord does not have to wait for a known
delay in move-in to apply because the holding
fee is included as part of the standard landlord

application under the Homeless Incentive
Program. The security deposit offered by the
housing authority or its partnering organizations
to homeless voucher families is impactful with
landlords. The voucher families can be eligible
for additional support, including utility assistance
and furniture essentials, depending on the needs
of the voucher family.
Example 2: A municipal housing department
in Arizona, which administers HCV, used 1-year
grant funding to create a landlord incentive for
vacancy payments and application fees. The
housing department will pay up to $500 (for a
pro-ration of 7 days of rent) to:
• Landlords who lease to a voucher family
upon the move-out of another voucher
family
• Landlords who have not been active in the
program and have a voucher family ready
to move into a unit
To apply, landlords must provide a W-9, a signed
lease agreement, dates of move-in, number
of days the unit has been vacant, and the rent
amount.
This incentive is funded through a somewhat
unique source that should remind PHAs to look
widely for funding sources. When asking their
city grants specialist for funding opportunities,
the housing authority learned about a grant
available through a tribe. As part of a gaming
compact, Arizona tribes that operate casinos
must share 12 percent of their revenue with
local government services, which they provide

in the form of a grant. This housing department
also uses HUD HOME funds for security and
utility deposit assistance.
Example 3: An additional example of a
vacancy incentive program involves a PHA
working with multiple organizations. As part
of a long-term goal to increase the number
of affordable housing units in a tight housing
market, a working group of county officials,
a local PHA, and landlords passed an SOI
ordinance for landlords in unincorporated
areas of the county. They then created a set of
landlord incentives. Funded by the county but
administered by the PHA, the incentives include
damage mitigation, vacancy loss coverage,
security deposit, and waiver of permit fees for
landlords in the unincorporated area of the
county with participation in HCV. The PHAs
provide landlords with access to fair housing
and Housing Quality Standards training. The
vacancy incentive provides up to 1 month’s rent
(up to $3,000) to the landlord while extensive
repairs are taking place with the commitment
to rent the unit to another voucher holder.

MONETARY INCENTIVES
AND REIMBURSEMENTS TO
ADDRESS DAMAGE TO UNITS
SECURITY DEPOSITS
Security deposit incentives are typically made to
the voucher family, but they end up providing a
benefit to the landlord as well as to the family.
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•

•
•

•

Tip: There are HUD funds that a
PHA may use for security deposit
initiatives:
PHAs or partnering agencies who receive
HUD Continuum of Care Rapid Rehousing
funds may use those funds to pay for
security deposits, first and last month rent
payments, utility deposits and payments,
and help with moving costs. PHAs must
ensure that no rent or utility payments are
paid as a duplicative subsidy to HCV HAP.
HUD HOME funds may be used for security
deposits.
HUD Emergency Shelter Grants, available
to PHAs and other organizations through
local government entities to prevent
homelessness, can provide financial
assistance including rental application fees,
security and utility deposits, utility payments,
last month rent, and moving costs.
A PHA could use reserve funds for security
deposits.

Under the HCV program, voucher families are
responsible for most of the additional costs
associated with renting a unit. These costs
can include security deposits, application fees,
first and last month rent deposits, and utility
deposits. If the family lacks the funds, the
landlord decides whether to forgo the deposit or
seek another family. Accepting a tenant without
a deposit increases the landlord’s financial risk.
Although it is not an incentive where a landlord
is guaranteed to receive additional money since
the unit may not be damaged, security deposits
are a popular incentive with landlords.
Typically, the deposit is returned to the incentive
fund if the tenant moves without incurring
damages to the unit above normal wear and tear.
Damage Claim or Mitigation Funds
Many landlords are concerned about unit
damages. Payment for tenant-caused damages
is typically the responsibility of the tenant as
stated in lease agreements. This concern can
be increased when a landlord houses tenants
who may not be financially able to provide a
security deposit – such as a low-income family
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receiving housing assistance from HUD.
Damage claim or damage mitigation funds can
pay the landlord for excessive tenant-caused
damages beyond normal wear and tear when
the landlord has been unable to collect payment
from the tenant. Note: Damage fund programs
can successfully increase landlord satisfaction
even when the landlord does not need to use
them. When landlords have access to an
initiative that helps pay for repairs, landlords
may feel more secure knowing they have funds
available if needed for repairs.
NOTICE: When marketing a
damage or mitigation fund, PHAs
should be mindful to not inadvertently
continue the narrative that HCV families
will damage units. PHAs can use this
opportunity to bust this myth with fact: HCV
families do not cause more damage than
market-rate tenants.
PHAs might consider marketing this as
a mitigation fund to assist landlords with
making needed repairs versus making repairs
that result from tenant-caused damage.
Elements of damage claim program may include:
• A time frame for submission. For
example, landlords are required to apply
within 21 days of the tenant moving.
• Submission of evidence that damage
exceeds normal wear and tear such as
photos and repair estimates.
• Proof that the unit was occupied by a
family with a voucher.
Below are examples of three mitigation fund
incentives.
Example 1: One state created a mitigation
fund, paid through state general funds, when
they enacted an SOI protection law. The fund
reimburses landlords of HCV tenants for the
following:
• Unpaid rent including late fees
• Lease-break fees

• Loss of rent due to repairs for qualifying
property damage
• Property damage above normal wear and
tear
• Other costs related to lease violation
• Legal fees associated with filing a small
claim
To access funds, landlords are required
to pursue a small claims judgment. This
requirement was intended to increase
accountability by having a judge review the
claim. However, since not all judges have
expertise with move-in/move-out checklists
and reconciliation reports, there are criticisms
that this step is an extraneous formality. The
program claims average $4,000 or more. The
benefit ceiling is capped at $5,000. The cost
and time associated with the small claims
court process may deter landlords for pursuing
amounts under $1,000. The program has 45
days to respond to landlord claims. Within 30
days of receipt of funds, successful claimants
must then file a satisfaction of judgment
which indicates they have received payment.
Something important to keep in mind is that
larger landlords in metropolitan areas often
have more resources to complete such a
process than smaller-scale landlords, including
landlords in more rural areas.
Example 2: A neighboring state replicated this
program, extending it to landlords who serve
any subsidized tenant or who will take rental
payment from another organization. This
mitigation program, however, removed the
small claims judgment requirement, citing it
as an obstacle to access. To further support
housing stability, landlords may apply for
mitigation funds at any time during the tenancy,
not just when a tenant moves out. They may
also apply more than once, but the total for
all claims may not exceed $5,000 per lease
agreement and any claim must be for at least
$500. The program uses internal staff to review
the claim applications, which require proof of
subsidy, a move-in report, a subsidized housing
inspection report, and photos and receipts
documenting the damages. The landlord may

not then pursue any additional funds from the
tenant. More than $3 million has been paid to
landlords across the state.
This program also includes a pre-inspection
claim to repair existing damages that would
cause a unit to fail an initial housing assistance
inspection, such as HQS. The landlord is
responsible for the first $500 in costs, then
the landlord can receive up to $1,000 in
reimbursement for additional costs of repairs.
Landlords may also claim rent loss for up to
14 days if caused by the needed repairs or
inspection.

Partnership Opportunity
While some incentive programs may be run
and managed by other organizations, this
does not mean there are not ways for PHAs
to be involved.
For example, while a state may manage a
mitigation program, PHAs may have the
opportunity to partner with the state agency
to create the processes that facilitate
fund access for HCV landlords. This could
include obtaining needed forms from the
state that the PHA then distributes to
landlords or creating a guide for landlords
on how to access funds. PHAs with an
established relationship with their state
agency are also in a position to offer
feedback on how the process is, or is not,
working for their landlords.
The Partnerships chapter offers additional
information on how to establish such a
relationship.
Example 3: Another PHA receives yearly
funding from a national nonprofit for a damage
mitigation program. Under the program, the
PHA will set aside 1-month’s rent or $1,000
for a year for mitigation of damages to a unit,
should it be needed. At the end of one year,
the option to access the funds is closed and
the funds are returned to the program. The
PHA has only had to access these funds once.
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Typically, they are able to intervene and resolve issues in time.
Municipal or local governmental funding sources for damage claim funds have included:
• Sales tax increase
• Recording fees on real estate transactions
• State general funds
• Municipal bonds
Tip: If a PHA’s state is developing a damage mitigation program, here are a few promising
practices:
• Keep the application process accountable, but not overly complex. It should be accessible
for landlords with small or large portfolios who may have differing resources and levels of
experience in filing claims.
• Clearly post information and educate landlords about how to apply. If landlords will be required
to submit move-in paperwork at the time of requesting move-out damages, they need advanced
notice to collect this information. If they need inspections or proof of subsidy from the housing
authority, provide contact information.
• Set clear timelines and deadlines.

No Mitigation Fund? Other Ways to Help:
If there is no damage mitigation fund in your state, there are some other ways that PHAs can
help to alleviate concerns about tenant damages.
• Landlord-Tenant Mediation: This is a way to resolve a complaint between landlords and
tenants outside a court setting. Landlord-tenant mediation services may be available
through government departments, nonprofit organizations such as fair housing or tenants’
organizations, and local bar associations. PHAs typically do not provide these services
because of their connection to both parties. See the Partnerships chapter for additional
information.
• First and Last Month Rent Assistance (sometimes called Down Payment Assistance): Many
landlords require first and/or last month rent payments before renting a unit. Typically,
these funds can be used to cover the cost of damages above and beyond normal wear and
tear upon move-out. If there are no damages, the funds are returned to the tenant. Lowincome families, including voucher families, may not have access to two extra months’
worth of rent when they are moving into a new unit. A program that offers this money
reduces the landlord’s financial risk and this may increase the landlord’s willingness to rent
to a voucher family. Note: These funds would be used for a deposit and cannot provide rent
for months that the PHA pays HAP.
• Tenant Education: Tenant education efforts may provide information on how voucher
families might increase their housing stability and meet landlord expectations regarding
maintenance and condition of the rental unit.
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REHABILITATION
Helping landlords to rehabilitate or improve
the energy efficiency and longevity of their
housing is another incentive that PHAs
can help landlords access. Some PHAs
administer support directly. For example,
for landlords with properties in one PHA’s
unincorporated county areas, the housing
authority offers a pro-rated waiver on building
and planning permit fees related to repairs and
improvements. To be eligible, the landlords
must participate in rental assistance programs
with at least half of their rental units. The
program is funded through the county under
a partnership of county officials, housing
authority representatives, and landlords. The
program was created to expand affordable
rental housing options in a community with a
low-vacancy rate.

Other PHAs partner with organizations to
increase the availability of housing units for
voucher families. NeighborWorks organizations
throughout the United States offer mixes of
loans and grants for qualified landlords of
(often 1-4 unit) rental properties to upgrade
the property. In at least one municipality,
landlords who are above the program
income requirements can still qualify for a
rehabilitation loan if they advertise vacancies
with the housing authority.
Tip: Let landlords know about
energy-efficiency upgrade incentives
for which landlords (and PHAs)
may be eligible through states, counties, and
utilities. These are listed in the Database of
State Incentives for Renewables and Efficiency.
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